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Kingsport, Tennessee 

Does your community understand the economic value of attracting newcomers? Retirees?  Do you 
want to learn how one small city spends $55,000 per year and attracts $27,140,000 in annual 
economic impact?  Hear from Jeff Fleming, Assistant City Manager for Development in Kingsport, 
Tennessee (Population = 50,000 (City), 156,000 (County) and 310,000 (MSA). Kingsport is located 
on the Tennessee-Virginia border at I-81/I-26 one hour from Asheville, NC, 1 ½ hours from 
Knoxville/Smoky Mountains, and 2 ½ hours from Virginia Tech  

mailto:JeffFleming@KingsportTN.gov


Kingsport’s Strategic Location for 

Business and Residence 

New York Chicago 

New Orleans Orlando 

Cincinnati 

Savannah 

Washington 

Memphis 



What if there were a place… 
► Where the hottest summer days were like Minneapolis, but the winter snowfall was 34 

inches less? 

► Where the annual high and low temperatures were like San Francisco (minus the 
faultline)? 

► Where the average winter days were like Atlanta, but the summers had 35 fewer 
sweltering 90+ degree days? 

► Where the number of 90+ degree days were half that of Denver (and the winters had 45 
fewer inches of snowfall)? 

► Where lush green vegetation was naturally maintained by rainfall amounts comparable to 
the Pacific Northwest? 

► Where nature’s beauty unfolded in four balanced seasons? 

► And what if that place’s natural watershed scored a perfect 100? 

► And what if that place were equidistant from every major metropolitan market in the 
eastern United States?  

► Oh, and did I mention it is consistently one of the most affordable places to live?   

► Mix in some of the nicest, most accommodating people in the world…  

And you have Kingsport, Tennessee … it very well could be your perfect place! 



East Tennessee 
is the center of 
the Eastern 
Seaboard 

Hampton Roads / Virginia Beach = 453  

Outer Banks, NC = 482 

Chesapeake Bay (Baltimore, MD) = 432 

Lake Erie (Cleveland, OH) = 471 

Amish Country / Lancaster, PA = 488 

Kingsport, 

Tennessee 



Kingsport  
is the largest city in  
Tennessee’s  
5th Largest Metro 

Nashville-Murfreesboro-Franklin, TN           1,593,050 

Memphis, TN-MS-AR             1,316,579 

Knoxville, TN        699,180 

Chattanooga, TN-GA       530,205 

Kingsport, TN-VA          310,695 

Clarksville, TN-KY           274,695 

Johnson City, TN          198,974 

Morristown, TN            136,787 

Cleveland, TN        115,716 

Jackson, TN        114,241 

Cookeville, TN        105,761 

Tullahoma, TN     100,447 

Sevierville-Pigeon Forge-Gatlinburg, TN        90,072 
 

Census Bureau, Metropolitan Statistical Area: 2010 ACS 1-year 



Kingsport is… 
the largest city in the  

5th Largest Metro in 
America’s 

Mountain South 

Knoxville, TN   699,180 

Greenville, SC   638,576 

Chattanooga, TN-GA  530,205 

Asheville, NC   422,752 

Kingsport, TN-VA  310,695 

Roanoke, VA   308,893 

Charleston, WV  304,571 

Spartanburg, SC  284,713 

Charlottesville, VA  199,776 

Johnson City, TN  198,974 

Anderson (Clemson) , SC 187,269 

Blacksburg (Virginia Tech) 161,768 

 
 

Census Bureau, Metropolitan Statistical Area: 2010 ACS 1-year 

 



1761 - British Fort Robinson (later taken by U.S. and renamed Fort Patrick Henry) 

1779 - Sullivan County, NC (later TN) formally established 

1784-1789 The Lost State of Franklin 

1796 - Tennessee statehood from North Carolina 

1822 - "Old" Kingsport incorporated 

1861-1865 - American Civil War 

1917 - "New" Kingsport incorporated (nearly 100 years after “Old” Kingsport) 

1967 - “Old” Kingsport annexed into “New” Kingsport 

Kingsport’s settlement pre-dates the State of 
Tennessee by 35 years 





“Were I to undertake to define the spirit 
underlying every step in the growth of 
Kingsport, from the days of its humblest 
beginning until now, I could not avoid the 
assertion that the spirit…is one of mutual 
helpfulness and a willingness to submerge 
selfish interest…” 

~ J. Fred Johnson, 1937 

“The Kingsport Spirit” 
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Red = Kingsport 
(1917) 

 
Yellow = Kingsport 

(2011) 

36-30 parallel 

TRI 

Airport 

Hawkins 

County 
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Washington County 

http://upload.wikimedia.org/wikipedia/commons/7/7b/I-81.svg


Where We Were 
The 1999 Economic Summit  
Economy in Transition 
 
Transitioned from ‘working hard’ to 
‘working smart’ 
 
Higher Ed = Hired 
 

EDUCATION & HEALTHCARE JOBS                             MANUFACTURING JOBS 

2010 Employees By Occupation  Count 

"White Collar" Employees 32,038 53.4% 

   Administrative Support Workers 9,705 16.2% 

   Executive Managers & Administrators 6,146 10.3% 

   Professional Specialty Occupations 7,547 12.6% 

      

"Blue Collar" Employees 27,914 46.6% 

   Other Services Site Based 8,398 14.0% 

   Precision Craft & Repair 6,189 10.3% 



•Higher Education (Educate & Grow) 
 
•Recruit people (educated with income) 

•Retail amenities 
•Accessibility (airport) 
•Quality of life amenities 
•Commitment to education 

 
•Small business & entrepreneurs 
 
•Leisure/hospitality/sports tourism 
 
•Redevelopment / Sustainability 
 
•Public arts, sculpture, music, cultural amenities 

 
Six Major Non-Traditional Economic Development Initiatives 

Church Circle 



Kingsport Academic Village 

brings 2,100 students downtown 

Then and Now 1999 
Summit 

2010 ACS 
5-Yr 

College degree or higher        18% 32% 

Median age 42.3 43.7 

Over 65 21% 20% 

Median Family Income $30,279 $51,826 



•Higher Education (Educate & Grow) 
 
•Recruit people (educated with income) 

•Retail amenities 
•Accessibility (airport) 
•Quality of life amenities 
•Commitment to education 

 
•Small business & entrepreneurs 
 
•Leisure/hospitality/sports tourism 
 
•Redevelopment / Sustainability 
 
•Public arts, sculpture, music, cultural amenities 

 
Six Major Non-Traditional Economic Development Initiatives 

Church Circle 



More than 75% of workforce in establishments with <9 employees  

 

2010 Count % 

1-4 Employees 1,381 56.4% 

5-9 Employees 472 19.3% 

10-19 Employees 290 11.8% 

20-49 Employees 181 7.4% 

50-99 Employees 75 3.1% 

100-249 Employees 36 1.5% 

250-499 Employees 8 0.3% 

500-999 Employees 3 0.1% 

1,000+ Employees 4 0.2% 



 



•Higher Education (Educate & Grow) 
 
•Recruit people (educated with income) 

•Retail amenities 
•Accessibility (airport) 
•Quality of life amenities 
•Commitment to education 

 
•Small business & entrepreneurs 
 
•Leisure/hospitality/sports tourism 
 
•Redevelopment / Sustainability 
 
•Public arts, sculpture, music, cultural amenities 

 
Six Major Non-Traditional Economic Development Initiatives 

Church Circle 



Cattails 

Golf 

I-26 Gateway 

Leisure, Hospitality, Professional, Medical 

$127,645,200 in 
spin-off private 

taxable investments 
(1998-2011 Sullivan Co Public Tax Records) 

 

 

The 1 year increase from 2008-2009 ($22,576,400) 
was greater than the total property value in 1998 

($22,496,860) 



•Higher Education (Educate & Grow) 
 
•Recruit people (educated with income) 

•Retail amenities 
•Accessibility (airport) 
•Quality of life amenities 
•Commitment to education 

 
•Small business & entrepreneurs 
 
•Leisure/hospitality/sports tourism 
 
•Redevelopment / Sustainability 
 
•Public arts, sculpture, music, cultural amenities 

 
Six Major Non-Traditional Economic Development Initiatives 

Broad Street Redevelopment 
Concept Plan 2001 



Since 2005, all of these 
have located on a 
redeveloped site 

http://images.google.com/imgres?imgurl=http://carryonamerica.com/photosforblog/starbucks.jpg&imgrefurl=http://carryonamerica.com/?cat=30&h=295&w=294&sz=87&hl=en&start=1&sig2=3S3kMxO0sUVwbAgPG8TJ2A&um=1&tbnid=Zvv9it-H0O2VGM:&tbnh=115&tbnw=115&ei=9Ar3Rvf2MLLgiwGcyZmlDA&prev=/images?q=starbucks&svnum=10&um=1&hl=en&rls=com.microsoft:en-us:IE-SearchBox&rlz=1I7GGLR
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http://images.google.com/imgres?imgurl=http://imgsrv.wbcn.com/image/wbcn/UserFiles/Image/links-logos/best buy.png&imgrefurl=http://www.wbcn.com/pages/270256.php&h=551&w=800&sz=52&hl=en&start=1&um=1&usg=__mE-60ofvAyfiKG7jB8AuxkikhY4=&tbnid=sCo_DVyj7x89mM:&tbnh=98&tbnw=143&prev=/images?q=best+buy&um=1&hl=en&rls=com.microsoft:en-us:IE-SearchBox&rlz=1I7GGLR
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http://www.stirfrycafe.com/index.html


Kingsport has the largest concentration of thriving locally-owned 
restaurants whose sales and popularity only seem to grow as 

each national franchise opens 
 



Downtown 
Kingsport 

Renaissance 
$114.9 million appraised value 

$41.7 million in private taxable 

investment (1998-2011) 

Excluding public/semi-public   

non-taxable investment (an 

additional $129,000,000) 



•Higher Education (Educate & Grow) 
 
•Recruit people (educated with income) 

•Retail amenities 
•Accessibility (airport) 
•Quality of life amenities 
•Commitment to education 

 
•Small business & entrepreneurs 
 
•Leisure/hospitality/sports tourism 
 
•Redevelopment / Sustainability 
 
•Public arts, sculpture, music, cultural amenities 

 
Six Major Non-Traditional Economic Development Initiatives 

Church Circle 



 



Direct Flights to 8 Cities 

Direct  flights to 
 4 Cities: 

 
Atlanta 

Charlotte 
Orlando 

St. Pete/Clearwater 
 

Closest Neighboring Airports: 
Asheville (90 miles) 

Knoxville (112 miles) 
 
 

Summer 2012 
ROUNDTRIP 

 

New York $260  Chicago $340 
Miami or Ft Lauderdale $260 Denver $350 
Tampa $270  Providence $390 
Houston $280  Minneapolis $410 
Orlando $290  Seattle $450 
Dallas $310  Santa Ana $470 
  
 



Variety of Housing Choices 
updated April 25, 2012 

1008 Wandering Dr (3672 sf)  
Built: 1997, 5 BR 5 BA 

$349,900 ($3,167 taxes/year) 

1216 Tuscany Way (1928 sf) 
Built: 2011, 3 BR 3 BA 

$254,900 ($2,307 taxes/year) 

1021 South Page Place (2983 sf) 
Built: 1993, 4 BR 3 BA 

$339,900 ($3,069 taxes/year) 

2057 Falling Leaf Drive (3156 sf) 
Built: 2011, 4 BR 3 BA 

$264,900  ($2,398 taxes/year) 

4236 Anchor Pointe Dr (3648 sf) 
Built: 2003, 4 BR 4 BA 

$339,000 ($3,069 taxes/year) 

2911 Royal Mile Divide (3193 sf) 
Built: 2011, 4 BR 3 BA 

$264,900 ($2,398 taxes/year) 



Equivalent Cost of Living for $50,000 (bestplaces.net/col) 



8th Best Place for Starting Over 
June 2011 

► The Tri-Cities region of northeastern Tennessee and 
southwestern Virginia, in the Blue Ridge Mountains, was the 
birthplace of the country's earliest country-music recordings. 

► Kingsport also is making some bold moves to boost its economic 
fortunes by harnessing the education of its residents. The city 
won accolades from both the National League of Cities and 
Harvard University for its city scholarship program.  



 



 



FY06-12 
2,608 families from 49 states 

& DC moved to Kingsport 
 

 
 

 

         1  VIRGINIA 

         2  FLORIDA 

         3  NORTH CAROLINA 

         4  GEORGIA 

         5  SOUTH CAROLINA 

         6  KENTUCKY 

         7  TEXAS 

         8  OHIO 

         9  CALIFORNIA 

       10  MICHIGAN 

       11  NEW YORK 

       12  MARYLAND 

       13  PENNSYLVANIA 

       14  ALABAMA 

       15  ILLINOIS 

       16  MISSISSIPPI 

       17  ARIZONA 

       18  INDIANA 

       19  WEST VIRGINIA 

       20  NEW JERSEY 



Top Metros Moving to Kingsport  FY06-FY12 

1 Tampa Bay, FL 

2 Washington, DC-VA-MD-WV 

3 Atlanta, GA 

4 Miami-Ft Lauderdale, FL 

5 New York-Northern  NJ 

6 Asheville, NC 

7 Charlotte, NC-SC 

8 Orlando, FL 

9 Va Beach-Norfolk, VA-NC 

10 Deltona-Daytona, FL 

11 Detroit, MI 

12 Chicago, IL-IN-WI 

13 Houston, TX 

14 Baltimore, MD 

15 Charleston, SC 

16 Phoenix, AZ 

17 Jacksonville, FL 

18 Sarasota-Bradenton, FL 

19 Columbia, SC 

20 Dallas-Fort Worth, TX 

21 Cincinnati, OH-KY-IN 



Buxton analysis of in-migrants to 
Kingsport  

Primary: “Stable Careers”  

Young and ethnically diverse singles 
living comfortable lifestyles.   

   

Secondary: “Steadfast Conservatives” 

Mature singles and couples living in 
middle-class urban neighborhoods.  

 

Tertiary: “Urban Commuter Families” 

Upscale, college educated boomer 
families and couples living in 
comfortable, single detached homes 
in city neighborhoods.  



In-migrants from >35 miles away are more likely to be younger, 
higher income, and live in higher-end housing.  

  

Demographic 

· 84% more likely to have children 0-6 

· 60% more likely to have a head of household 35-54 

 

Income 

· 263% more likely to have an income $150,000-$199,999 

· 222% more likely to have an income $200,000+ 

 

Housing 

· 171% more likely to live in a home valued $300,000-$349,999 

· 275% more likely to live in a home valued $400,000+ 

Buxton analysis of in-migrants 



5-Year House Price Appreciation  
Source: FHFA.gov 1st Quarter 2012 (released May 23, 2012) 

+0.49% Kingsport-Bristol, TN-VA 

-0.18% Lexington, KY 

-1.14% Greenville-Mauldin-Easley, SC 

-2.79% Knoxville, TN 

-3.57%  Spartanburg, SC 

-3.92% Columbia, SC 

-3.92% Raleigh-Cary, NC 

-4.29% Chattanooga, TN 

-4.78% Nashville-Murfreesboro-Franklin, TN 

-6.95% Roanoke, VA 

-8.60% Asheville, NC 

-8.90% Charlotte-Gastonia-Rock Hill, NC-SC 

-17.29% Charleston-North Charleston, SC 

-21.70% Washington, DC-VA-MD-WV 

-31.50% Atlanta-Sandy Springs-Marietta, GA 

-39.77% Tampa-St Petersburg-Clearwater, FL 

-21.93% Chicago-Joliet-Naperville, IL 

-60.04% Las Vegas-Paradise, NV 

 



Jobs 
updated December 2011 

CITY OF KINGSPORT 2006 2010 2011 

Unemployment Rate 6.0% 8.8% 7.9% 

Population 
           

44,758  
           

48,205  
           

50,851  

Labor Force 
           

19,050  
           

19,430  
           

19,650  

Employed 
           

17,910  
           

17,730  
           

18,100  

Unemployed 
             

1,150  
             

1,710  
             

1,550  

 7.2% = Kingsport-Bristol, TN-VA 

 7.3% = Johnson City, TN 

 7.5% = State of Missouri 

 7.5% = Asheville, NC 

 7.7% = Greenville-Mauldin-Easley, SC 

 9.2% = Spartanburg, SC 

 7.9% = Columbia, SC 

 7.8% = Charleston-North Charleston, SC 

 8.2% = State of Tennessee 

 8.3% = St. Louis, MO-IL 

 8.4% = Savannah, GA 

 8.8% = Memphis, TN 

 9.3% = Chicago, IL 

 9.5% = Jacksonville, FL 

10.5% = Deltona-Daytona, FL 

 9.7% = Orlando-Kissimmee-Sanford, FL 

10.3% = Tampa-St. Pete-Clearwater, FL 



Employment in 
Kingsport, TN-VA MSA 

January 
1990 

% of All 
Jobs 

December 
2011 

% of All 
Jobs 

Change   
(Jan 1990-
Dec 2011) 

% Change 
1990-2011 

Education and Health Services 10,000 9.43% 19,200 16.07% 9,200 6.63% 

Leisure and Hospitality 6,500 6.13% 11,600 9.71% 5,100 3.58% 

Mining, Logging, Construction 3,100 2.92% 6,900 5.77% 3,800 2.85% 

Professional and Business 
Services 

6,200 5.85% 8,900 7.45% 2,700 1.60% 

Government 12,600 11.89% 16,200 13.56% 3,600 1.67% 

Financial 3,100 2.92% 4,500 3.77% 1,400 0.84% 

Other Services 3,400 3.21% 4,300 3.60% 900 0.39% 

Information 1,900 1.79% 2,300 1.92% 400 0.13% 

Trade, Transportation and 
Utilities 

22,900 21.60% 24,700 20.67% 1,800 -0.93% 

Manufacturing 36,300 34.25% 20,900 17.49% -15,400 -16.76% 

TOTAL 106,000 100.00% 119,500 100.00% 13,500  Net Gain 



MORE VALUE, LOWER COST 
Kingsport, 

TN 
O'Fallon, MO Chesterfield, MO Ballwin, MO 

St. Louis, 
MO 

Kingsport, TN   -13.9% -29.4% -17.1% -2.7% 

Bristol, VA-TN 0.4% -13.7% -29.2% -16.8% -2.3% 

Blountville, TN 1.1% -13.0% -28.6% -16.2% -1.6% 

Johnson City, TN 1.8% -12.4% -28.1% -15.6% -0.9% 

Jonesborough, TN 4.7% -9.9% -26.1% -13.2% 1.9% 

Abingdon, VA 7.6% -7.4% -24.0% -10.8% 4.8% 

www.bestplaces.net 

HEALTH Kingsport O'Fallon Chesterfield Ballwin St. Louis 

Air Quality (100=best) 46.3 20.3 12.4 12.4 13 

Water Quality (100=best) 94 40 60 59 20 

Superfund Sites (100=best) 97 40 10 10 10 

Physicians per 100,000 353 108 388 388 287 

EDUCATION           

School Expend. $5,179  $4,097  $5,109  $5,316  $4,902  

Pupil/Teacher Ratio 15.8 17.5 16.8 15.5 16.4 

Students per Librarian 610 751 595 604 560 

Students per Counselor 369 417 291 330 362 

COMMUTE TIME TO WORK           

Commute Less Than 15 min. 46.79% 22.62% 25.17% 20.62% 24.34% 

Commute 15 to 29 min. 35.83% 34.27% 39.32% 34.64% 42.50% 

Commute 30 to 44 min. 12.59% 28.69% 27.46% 29.84% 21.11% 

Commute 45 to 59 min. 2.47% 10.18% 6.08% 10.35% 5.43% 

Commute greater than 60 min. 2.32% 4.24% 1.96% 4.55% 6.61% 

http://www.bestplaces.net/


Schools: One of our community’s greatest assets 
 

Planned by  
Columbia University 

http://www.youtube.com/watch?v=YU__4nLsGcg 

http://www.youtube.com/watch?v=ZIDjS_I8kZk 

http://www.youtube.com/watch?v=YU__4nLsGcg
http://www.youtube.com/watch?v=ZIDjS_I8kZk


► 127 Florida 

► 96 Virginia 

► 93 Alabama 

► 83 Tennessee 

► 77 Mississippi 

► 77 Georgia 

► 73 North Carolina 

► 58 Kentucky 

► 44 South Carolina 

► 29 West Virginia 

 



An International Comparison 

►15-year olds from Dobyns-Bennett 

►A rigorous study compared PLAN 

  (in ACT family) to PISA 

►Several US high schools in the study 

►Report released March 7, 2011 



Math 



Science 



Reading 



Measuring the Results 

 

Why do we measure? 

Malcolm Baldridge Quality Award 

 
Everything you measure doesn’t count.   

Everything that counts, can’t be measured. 

 



Move To Kingsport 
began July 1, 2005 



Sales Tax Collections 
City of Kingsport 



Annual Economic Impact of Newcomers 
 

An example of Kingsport, Tennessee 

► 472 net new residential water connections (July 1, 2005 – April 30, 2012) 

► Census average = 2.3 persons per household 

► 472 x 2.3 = 1,086 new residents (with City water/Sullivan County/Kingsport zip code) 

► $25,000 economic impact per year per person (UNC Wilmington, 2010) 

► $25,000 x 1,086 = $27,140,000 
 Consuming services and creating demand for jobs in medical, 

pharmacy, finance, insurance, real estate, food, retail, etc. 

 Not a bad return on investment for $55,000 annual budget for “Move 
To Kingsport” program 



 

 
TN Counties by Natural Increase (Deaths vs Births) 

 



 

 
TN Counties by Total Increase (including in-migration) 

 



 

►Annual Conferences 
 
2012 Kingsport, TN 
 
2011 Biloxi, MS 
 
2010 Wilmington, NC 
 
2009 Chattanooga, TN 
 
2008 Savannah, GA 

MeadowView Marriott Conference 
Resort & Convention Center 

Kingsport, Tennessee 



             

                        
   

Jeff Fleming, AICP  
Assistant City Manager for Development 

JeffFleming@KingsportTN.gov 
 

Download this presentation at 
www.development.KingsportTN.gov/presentations 

 

mailto:JeffFleming@KingsportTN.gov
http://www.development.kingsporttn.gov/presentations

